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Cover Letter 
 
 
Ms. Sheila Dillon 
Director, City of Boston Department of Neighborhood Development 
26 Court Street, 11th Floor 
Boston, MA 02108 
 
 
RE: 526-528, 530 Dudley Street and an unnumbered parcel on Burrell Street 
 
 
Dear Ms. Dillon, 
 
Dorchester Bay Economic Development Corporation (DBEDC) is pleased to submit this 
response to a Request for Proposals for three parcels at 526-528, 530 Dudley Street and an 
unnumbered parcel on Burrell Street. DBEDC has 40 years of experience in developing 
affordable housing and commercial real estate in North Dorchester and is excited by the 
opportunity to further our mission of creating high quality housing for Dorchester and Roxbury 
residents on this site. 
 
DBEDC proposes to build a total of 16 units on the Dudley-Burrell parcels with approximately 
1,000 SF of ground floor commercial space. We believe that this project will contribute greatly to 
strengthening the Dudley Street commercial corridor, and to preventing displacement by 
ensuring that 100% of those 16 units are affordable to households earning <60% of AMI. We 
also intend to offer below-market rents to our commercial tenants on the site.  
 
We believe that we are ideally suited to be designated as developer of the Dudley-Burrell site 
not only because of our qualifications as long-time community developers, but also because we 
are currently designated as developer of the nearby Dudley Miller Park site. We intend to 
combine the Dudley-Burrell and Dudley Miller Park sites into a single development that, 
combined with the 16 units on the Dudley-Burrell site, will create a total of 36 new units of 100% 
affordable housing plus a total of 3,000 SF of ground floor commercial space and a 665 SF 
community room. 
 
As you will see from the attached Response materials, DBEDC has the capacity, skills, and 
experience to successfully complete this very important project for the community and for the 
City of Boston. 
 

• DBEDC has a proven track record of completing community-driven, high quality 
projects that respond directly to the feedback of the community and complement the 
character of existing neighborhood fabric.  

• We have the financial capacity, experience, and reputation to secure public and 
private financing to fund the development.  

• Our project will help prevent displacement of local residents by providing a significant 
number of units for households earning from <30% to 50% of AMI in addition to units for 
households earning up to 60% of AMI. We are committed to ensuring that housing 
remains affordable in the long-term. We will also create new ground floor commercial 
space for local businesses. 
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• We will enhance the existing fabric of the commercial corridor by providing 
approximately 3,000 SF of new commercial space that is sub-dividable into smaller 
spaces that meet the needs of small, local businesses. We will prioritize leasing to 
locally-owned businesses, and will offer long-term leases in order to prevent 
displacement. 

• DBEDC commits to undergoing a thorough community engagement process via 
community meetings to vet the project program and design. We will work with the 
community to ensure that the project responds to their preferences. We have a long-
standing relationship with DSNI, and will work with their staff to ensure that our meetings 
are well-attended and that we fully engage residents. 

 
Thank you for your consideration of our proposal for a development at the 526-530 Dudley 
Street and Burrell Street parcels. We are excited for the opportunity to discuss our proposal with 
the community.  
 
Sincerely, 
 
 
 
 
Perry B. Newman 
CEO, Dorchester Bay Economic Development Corporation 
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A. Introduction 
 
Project Summary 
 
The sites at 523-526 Dudley, 530 Dudley, and an unnumbered Burrell parcel together present 
an incredible opportunity for Dorchester Bay Economic Development Corporation (DBEDC) to 
construct a project that will contribute to and enhance the fabric of the Dudley Street 
neighborhood. DBEDC proposes to build 16 units of housing plus 1,000 square feet of ground 
floor retail on the site. In addition to these 16 units, we intend to increase our impact on the 
Dudley Street corridor through the simultaneous development of the Dudley Miller Park site, of 
which DBEDC is designated as developer by the Dudley Neighbors, Inc. land trust. Combined, 
the two sites will provide 36 new units of mixed-income housing, 665 square feet of community 
space, and 3,000 square feet of new ground floor commercial space for local businesses at 
below market rents.  
 
The two sites have both sat vacant for many years. The community has expressed a clear 
preference for the sites to be developed into uses that provide housing that is affordable to 
neighborhood residents, and that builds upon the existing commercial streetscape on this part of 
the Dudley Street corridor by introducing new commercial uses.  
 
DBEDC is closely focused on developing strategies to combat the displacement of existing 
residents and the disruption of the community as gentrification puts increased pressure on the 
neighborhoods between Upham’s Corner and the Dudley Triangle. By building 36 units of new 
affordable housing at the Dudley-Burrell and Dudley Miller Park sites, 100% of which will be for 
households earning below 60% of Area Median Income, DBEDC will increase the housing 
options available to families in an area where market rate rents are becoming increasingly 
unaffordable. For example, in 2019 the median asking price for a 2 bedroom unit is $1,950, a 
rent that is difficult to reach for many households in the area. This project will provide units for a 
mix of income levels, including affordability tiers for households earning <30% of AMI, <50% of 
AMI, and up to 60% of AMI. This project will help stabilize the neighborhood by providing a 
significant number of units that are deeply affordable as rents continue to increase. DBEDC 
commits to ensuring that the housing remains affordable and income-restricted in perpetuity in 
furtherance of our nonprofit mission. 
 
This project also contains a mix of units sizes ranging from one to three bedrooms, but we have 
purposefully provided a larger number of three bedroom units in order to create housing for 
families. Within the Upham’s Corner to Dudley Triangle area, just under 70% of households are 
family households, and 54% of the entire population is under the age of 34. These 
demographics indicate a need to provide housing for young families. Out of the total 36 units 
built between the two sites, 16, or just under half, are 3 bedroom units. We believe that this will 
provide stable housing options for a segment of the population that is most in need of affordable 
apartments. 
 
We are also proposing 1,000 square feet of ground floor retail space at the Dudley-Burrell site, 
in addition to 2,000 square feet at the nearby Dudley Miller Park site. The addition of new 
ground floor retail will strengthen the commercial corridor, provide opportunities for local 
businesses to locate here at affordable rental rates, and increase the goods and services 
available to residents of this community. The stretch of Dudley Street between East Cottage 
Street and Dudley Commons along which the site is located is home to several retail shops, but 
the fabric of the commercial corridor is disrupted by the vacant sites at Dudley-Burrell and 
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Dudley Miller Park. Our proposed development of the two sites will fill in key gaps in the 
commercial fabric. Furthermore, within the stretch of Dudley Street from Upham’s Corner to the 
Dudley Triangle, there are over 100 locally-owned businesses. The majority of these businesses 
are located within small retail spaces of approximately 500 to 1,000 square feet. Smaller spaces 
help keep the rent affordable, and so we plan to subdivide the space we are providing in the 
Dudley-Burrell and Dudley Miller Park sites into leasable spaces of about 500 square feet. We 
will offer stability for small businesses by offering leases with terms of up to 5 years with 
predictable rent levels throughout the term. 
 
DBEDC has extensive experience in developing commercial real estate and in finding locally-
owned businesses to occupy our properties. We have developed over 100,000 square feet of 
light industrial and commercial space, including the Bornstein & Pearl Food Production Center 
and the Indigo Block development. DBEDC also runs a small business lending program through 
our CDFI, the Dorchester Bay Neighborhood Loan Fund, which makes loans to small 
businesses within targeted neighborhoods of Boston. We will leverage our expertise and 
connections to place tenants in the commercial spaces at these two sites that are a good match 
for the neighborhood, giving preference to locally-owned businesses and those willing to hire 
their staff locally. We will work with the community to identify preferred tenant types prior to 
beginning tenant selection. 
 
 
Organizational Structure 
 
DBEDC is led by its CEO, Perry B. Newman. This project is being proposed and would be 
managed by DBEDC’s real estate department. K. Beth O’Donnell, Director of Real Estate, leads 
a team of experienced development staff: K. Leah Whiteside, Associate Director of Real Estate; 
John Mahony, Construction and Project Manager; and Sharon Cho, Junior Project Manager. 
The real estate team brings a combined 55 years of experience developing affordable housing 
and commercial real estate. 
 
 

 

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Perry B. Newman, 

CEO 

K. Beth O’Donnell, 

Director of Real Estate 

K. Leah Whiteside, 

Associate Director of 

Real Estate 

John Mahony, 

Construction & Project 

Manager 

Sharon Cho,           

Junior Project Manager 
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Resumes 
 
Resumes for the following staff are included on the following pages: 
 
Perry B. Newman 
K. Beth O’Donnell 
K. Leah Whiteside 
John Mahony 
Sharon Cho 
 
Resumes of other DBEDC staff are available upon request. 
 
 
Lawsuit Narrative 
 
No lawsuits have been brought against DBEDC or its principals in Massachusetts courts within 
the past five years. 
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B. Development Plan 
 
DBEDC presents this proposal for a transformational redevelopment of the Dudley-Burrell sites 
into a 100% affordable, mixed-use project that, combined with the nearby Dudley Miller Park 
site, will provide 36 new units of housing and approximately 3,000 SF of affordable commercial 
space for local businesses. The project will stitch the fabric of the commercial corridor together 
through the addition of new retail, and will prevent displacement of local residents through the 
provision of new affordable housing options for families within a wide range of incomes.  
 
DBEDC has worked with Baker Wohl Architects to design a building at the Dudley-Burrell sites 
that responds to the scale of the surrounding buildings. We have limited the height of the 
proposed building to 3 stories so as not to overwhelm the adjacent 3 story building. While the 
height of apartment and commercial buildings about a block in either direction reach 4 and 5 
stories, this site appears to be more appropriate for a 3 story building.  
 
The Dudley-Burrell building will be LEED Silver certifiable. DBEDC has extensive experience in 
working with architects and green consultants to find ways to affordably maximize energy 
efficiency at its development projects. 
 
We have proposed to provide 0.75 parking spaces per unit for the total 36 units across the two 
sites. On the Dudley-Burrell site, we will provide 11 parking spaces, and on the Dudley Miller 
Park site an additional 16 parking spaces.  
 
As a good neighbor policy, DBEDC will include restrictions within its commercial leases that limit 
tenants’ deliveries to between 6am and 9pm so as to limit noise for the surrounding residential 
community. 
 
Upon designation as developer of the Dudley-Burrell sites, DBEDC intends to combine the 
Dudley-Burrell and Dudley Miller sites into a single project, and as such will develop the two 
sites simultaneously. 
 
The following sources are proposed to fund the development.  
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Predevelopment 
 

 
 
 
 
Permanent Financing 

 
DBEDC intends to use traditional private debt financing for construction and permanent debt, in 
addition to 4% Federal and MA State Low-Income Housing Tax Credits from DHCD, State 
subsidy sources, and DND subsidy sources. Below is a summary Sources & Uses chart 
followed by a detailed Development Budget. 
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Dudley-Burrell and Dudley-Miller Park Sites

SOURCES & USES

Dudley-Burrell
Dudley Miller 

Park
Total

Federal 4% Tax Credit Equity 2,879,404$        3,599,255$        6,478,659$        

State Tax Credit Equity 953,825$            1,192,281$        2,146,105$        

Permanent Debt 1,755,555$        2,194,068$        3,949,623$        

MassDevelopment Brownfields 35,000$              50,000$              85,000$              

Total City Sources 749,564$            936,955$            1,686,519$        

Total DHCD Sources 749,564$            936,955$            1,686,519$        

TOTAL SOURCES 7,122,911$        8,909,513$        16,032,424$      

Acquisition

Land Acquisition 300$                    -$                     300$                    

Hard Costs

Direct Construction 5,196,156$        6,495,194$        11,691,350$      

Site Remediation 35,000$              50,000$              85,000$              

Construction Contingency 129,904$            162,380$            292,284$            

Subtotal: Hard Costs 5,361,059$        6,707,574$        12,068,634$      

Soft Costs

Soft & Financing Costs 745,576$            931,971$            1,677,547$        

Soft Cost Contingency 18,639$              23,299$              41,939$              

Subtotal: Soft Costs 764,216$            955,270$            1,719,486$        

Total Acquisition, Hard & Soft Costs 6,125,575$        7,662,844$        13,788,420$      

Reserves 316,437$            395,546$            711,983$            

Developer Overhead 340,449$            425,562$            766,011$            

Developer Fee 340,449$            425,562$            766,011$            

TOTAL USES 7,122,911$        8,909,513$        16,032,424$      

TDC per unit  $            445,182  $            445,476 445,345$             

Surplus/(Gap) -$                     -$                     -$                     

SOURCES

USES
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USES
Dudley-

Burrell

Dudley Miller 

Park
Total

Acquisition

Land 300$                  -$                    300$                   

Building -$                    

Total Acquisition 300$                  -$                    300$                   

Hard Costs

Construction Estimate 5,196,156$      6,495,194$       11,691,350$     

Site Remediation 35,000$            50,000$             85,000$             

Construction Contingency 129,904$         162,380$           292,284$           

Total Hard Costs 5,361,059$      6,707,574$       12,068,634$     

Soft Costs

Architecture & Engineering 311,769$         389,712$           701,481$           

Survey and Permits 60,305$            75,381$             135,686$           

Bond Fees 53,638$            67,048$             120,686$           

Clerk 33,333$            41,667$             75,000$             

Geotechnical Engineer & Green Consultant 17,778$            22,222$             40,000$             

Legal 55,556$            69,444$             125,000$           

Title & Recording 15,556$            19,444$             35,000$             

Accounting & Cost Certification 11,111$            13,889$             25,000$             

Marketing and Rent Up 13,333$            16,667$             30,000$             

Real Estate Taxes 3,958$              4,948$               8,906$               

Insurance 32,736$            40,920$             73,656$             

Appraisal 6,667$              8,333$               15,000$             

Security -$                  -$                    -$                    

Construction Cost Estimating 8,889$              11,111$             20,000$             

Subsidy Application Fees 1,111$              1,389$               2,500$               

Inspecting Engineer 6,667$              8,333$               15,000$             

Construction Loan Fees 18,727$            23,409$             42,135$             

Permanent Loan Fees 17,554$            21,942$             39,496$             

LIHTC Fees 20,000$            25,000$             45,000$             

Predevelopment Loan Interest 12,444$            15,556$             28,000$             

Development Consultant 44,444$            55,556$             100,000$           

Soft Cost Contingency 18,639$            23,299$             41,939$             

Subtotal Soft Costs & Financing Fees 764,216$         955,270$           1,719,486$       

Reserves

Construction Loan Interest Reserve 181,650$         227,063$           408,713$           

Operating and Debt Service Reserve 134,787$         168,483$           303,270$           

Subtotal Reserves 316,437$         395,546$           711,983$           

OH and Fee

Developer Overhead 340,449$         425,562$           766,011$           

Developer Fee 340,449$         425,562$           766,011$           

680,898$         851,123$           1,532,022$       

Total Development Cost 7,122,911$  8,909,513$   16,032,424$ 

TDC per unit 445,182$         445,476$           445,345$           

DEVELOPMENT BUDGET
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Timeframe / Schedule 
 

Dudley-Burrell and Dudley Miller Park Project - Development Schedule 

Task Date Duration 

Predevelopment: RFP Submission   

RFP Submission 7/22/2019 1 day 

Public Meetings Start 8/22/2019 30 days 

Tentative Designation Date 12/22/2019 90 days 

   

Predevelopment: Permitting and Design   

DND begings HUD environmental review 1/5/2020 0 days 

Assemble development team (architect, 

engineers, surveyors) 1/5/2020 45 days 

Develop schematic design with community 

input 2/15/20 3 months 

Apply for MassDevelopment brownfields 

funding 3/22/2020 3 months 

Pre-Article 80 filing meetings with BPDA and 

DND design staff 5/15/2020 1 month 

Submit LOI to BPDA for Small Project Review 6/15/2020 1 day 

Pre-scoping meeting with BPDA 6/15/2020 1 month from pre-filing meeting 

Funding award from MassDevelopment for 

environmental remediation 6/22/2020 1 day 

Finalize schematic design 7/15/2020 1 month 

File Project Notification Form with BPDA 8/15/2020 2 months from LOI submission to BPDA 

Submit building permit applications to ISD for 

rejection 8/15/2020 1 month 

File zoning appeal with ZBA 9/15/2020 2 months 

BPDA board vote 12/15/2020 

4 months from submission of Project 

Notification to BPDA 

ZBA hearing 2/15/2021 

2 months from BPDA board vote; 30 

days 

ZBA final decision letter received 4/1/2021 1 day 

Design Development 4/1/2021 3 months 

Construction Drawings 7/1/2021 3 months 

Building Permit application 10/1/2021 30 days 

Building permits secured 11/1/2021 

days from final ZBA decision letter; 10 

days from ZBA decision letter 

   

Development: Financing   
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Apply for DND subsidy funding 9/15/2020 

3 months; eligible to apply once BPDA 

and zoning approvals underway 

Pre-application for DHCD subsidy funding 11/15/2020 3 months 

DND award received 12/15/2020 1 day 

Full application for DHCD subsidy funding 2/15/2021 4 months 

DHCD award received 6/15/2021 1 day 

Ramp up to financial closing 6/15/2021 6 months 

Secure financing commitments from first 

mortgage lender 9/15/2021 1 month 

Close on all financing needed to start 

construction 12/15/2021 6 months from DHCD award 

   

Development: Construction   

Construction start 12/15/2021 16 months 

Construction completion and final inspections 4/15/2023 1 month 

Buildings occupied 5/15/2023 1 month 

 
 
 
Conceptual Drawings - Site Plan, Floor Plans, Elevations 
 
Please see the following pages for conceptual drawings of our proposal for the Dudley-Burrell 
site. Drawings are provided in digital format on the included flash drive. 
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C. Operational Plan 
 
Below is an operating budget for the first two years of operations at the combined Dudley-Burrell 
and Dudley Miller Park project. We anticipate achieving stabilized occupancy in year 2 of 
operations. Please see Appendix 3: One Stop Application for a detailed operating pro forma. 

 

Dudley-Burrell and Dudley Miller Park Operating Pro Forma   

Residential units: 36       

Revenue Trending 2.0%       

Affordable Vacancy Rate 5.0%       

Expense Trending 3.0%       

        
Stabilized 

Occupancy 

Year 1 2 

Rental Revenue         

30% AMI PB S8      $          158,711   $          161,885  

50% AMI - MRVP      $          297,050   $          302,991  

60% AMI      $          196,251   $          200,176  

Commercial Space  $                3,000  SF  $            66,000   $            67,320  

Gross Rental Revenue  $          718,012   $          732,372  

          

Residential Vacancy     ($35,901) ($36,619) 

Commercial Vacancy     ($6,600) ($3,366) 

Net Rental Income      $          675,511   $          692,387  

          

Operating Expenses         

Total Estimated Operating 
Expenses per Unit $10,500  per unit $378,000  $389,340  

Resident Services $350  per unit $12,600  $12,600  

Replacement Reserve $450  per unit $16,200  $16,200  

Net Operating Income      $          268,711   $          274,247  

Debt Service      $          228,539   $          228,539  

DSCR     1.18 1.20 

Net Cash Flow     $40,172  $45,708  

          

Permanent Debt Calculation       

Stabilized NOI  $          274,247        

DSCR 1.2       

Max Debt Service  $          228,539        

Interest Rate 5.0%       

Amortization (Years) 40       

Loan Amount $3,949,623  

  
     



DBEDC Response to an RFP for Dudley-Burrell Parcels  Page | 15 

 

D. Housing Affordability Plan 
 
Affordability Plan 
 
DBEDC prides itself on working with the community to create developments that respond to the 
community’s preferences. Upon designation as developer of the site, DBEDC will continue 
meeting with the community in order to refine the development plan and site design to make 
sure that the end product incorporates community feedback.  
 
As proposed, the combined Dudley-Burrell and Dudley Miller Park project will include: 
 

● 36 total housing units within the following income ranges:  
● 6 units for households earning <30% of AMI 
● 12 units for households earning <50% of AMI 
● 18 units for households earning <60% of AMI 

● Approximately 3,000 SF of ground floor commercial space for retail uses 
● Parking at a ratio of 0.75 space per unit 

 
The building on Dudley-Burrell will be designed to mesh well with the existing fabric of the 
neighborhood. The conceptual drawing shows a three-story building, which is contextual with 
the abutters to the site, and is well in line with the overall height along this part of the Dudley 
Street corridor. The building will be oriented to Dudley Street, and we intend to provide a 
setback that allows for some café seating that we intend to allow to be shared by customers of 
the shops within the Dudley-Burrell building but also by customers of the adjacent Ideal Sub 
Shop and La Borinquena market. 
 
The units within the Dudley-Burrell and Dudley Miller Park buildings will have modern finishes 
and an open floor plan. DBEDC strives in all of its developments to use materials and finishes 
that provide a healthy living environment – for example, no carpets, low-VOC paints, etc. We 
will also work with a green consultant to advise on the most efficient building systems and 
fixtures in an effort to reduce energy consumption within the buildings.  
 
The unit mix and square footage of each unit size are shown below. Average unit sizes are 
consistent with DND and DHCD design guidelines. 
 
  

Unit Summary 

  

Dudley-
Burrell 

Dudley 
Miller 
Park 

Total 
Units 

Unit 
SF 

Studio 1 0 1 500 

1 BR 5 0 5 600 

2 br 4 10 14 750 

3 br 6 10 16 1,000 

Total Units 16 20 36   

Commercial SF 1,000 2,000   3,000 

Community SF 0 665   665 
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The project will furthermore accommodate households earning a range of incomes. Below is an 
affordability matrix for the Dudley-Burrell site. 
 

Affordability Matrix - Dudley-Burrell 

Income Level 
Unit 
Size 

# of 
Units 

Monthly 
Rents 

        

30% AMI - PB Section 8 

0BR 0  $        1,528  

1BR 2  $        1,711  

2BR 1  $        2,084  

3BR 1  $        2,818  

        

MRVP - 50% 

0BR 0  $        1,032  

1BR 2  $        1,178  

2BR 3  $        1,326  

3BR 2  $        1,473  

        

60% AMI - LIHTC 

0BR 1  $        1,032  

1BR 1  $        1,178  

2BR 0  $        1,326  

3BR 3  $        1,473  

TOTAL   16   

 
And below is a matrix for the Dudley Miller Park site.  
 

Affordability Matrix - Dudley Miller Park 

Income Level 
Unit 
Size 

# of 
Units 

Monthly 
Rents 

        

30% AMI - PB Section 8 

0BR 0  $        1,528  

1BR 0  $        1,711  

2BR 1  $        2,084  

3BR 1  $        2,818  

        

MRVP - 50% 

0BR 0  $        1,032  

1BR 0  $        1,178  

2BR 2  $        1,326  

3BR 3  $        1,473  

        

60% AMI - LIHTC 

0BR 0  $        1,032  

1BR 0  $        1,178  

2BR 7  $        1,326  

3BR 6  $        1,473  

TOTAL   20   
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Combined, the project built across the two sites will provide 6 units for households earning less 
than 30% of AMI; 12 units for households earning up to 50% of AMI; and 18 units for 
households earning up to 60% of AMI. The units in each AMI category will be available for 
households earning at the following income levels: 
 

Eligibility for Unit Types by Household Income (2019) 

  30% of AMI 50% of AMI 60% of AMI 

1 person  $            23,800   $            39,700   $            47,600  

2 person  $            27,200   $            45,350   $            54,400  

3 person  $            30,600   $            51,000   $            61,200  

4 person  $            34,000   $            56,650   $            68,000  

5 person  $            36,750   $            61,200   $            73,450  

 
We have proposed a 100% affordable housing development because we know from recent 
demographic projections that the majority of Boston’s projected population growth will be among 
low-income households. According to Housing Boston 2030 Update (September 2018), 54% of 
Boston’s 2010-2030 population growth will be among households earning <$49,000 annually for 
a household of 3 people. Our proposal directly responds to the need for affordable housing in 
this community. 
 
 
How this Project Responds to Housing a Changing City: Boston 2030 

 
This proposal for a development on the Dudley-Burrell site meets many of the goals of Housing 
a Changing City: Boston 2030 and the 2018 Housing Boston 2030 Update.  
 

● Housing Boston’s Low-Income, Non-elderly Households – This project will provide a total 
of 36 new units of affordable housing for low-income households, with 16 on the Dudley-
Burrell site plus 20 on the Dudley Miller Park site. 100% of the units will be affordable to 
households earning less than 60% of AMI, with just under half set aside for very low-
income (<50% AMI) and extremely low-income (<30% AMI) households. This project 
contributes to the goal of creating 6,500 new affordable housing units, with 1,700 
accessible to extremely low-income households.  

● Strong, Healthy Neighborhoods – This project addresses the goal of creating strong, 
healthy neighborhoods by providing a combination of housing that is affordable to the 
neighborhood and new commercial for small businesses to locate, all on formerly vacant 
parcels that contributed to blight in the community. Our provision of units for a range of 
incomes will provide diverse housing choices that will remain affordable in perpetuity 
through their location on the Dudley Neighborhood Land Trust and also through 
DBEDC’s mission of building and holding housing that remains affordable in perpetuity. 
The addition of new retail space along Dudley Street will contribute to and enhance the 
already vibrant streetscape with businesses that are locally-owned and mesh well with 
the existing commercial uses. Permanently affordable housing units and commercial 
spaces that offer low rents and long lease terms will assist in slowing gentrification and 
creating stability in the housing and commercial markets. 

● Green and Sustainable Housing – DBEDC is committed to building healthy, 
environmentally sustainable housing. We will work with a green consultant to maximize 
the energy efficiency of building systems such as heating and cooling, and to select 
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fixtures that minimize water consumption. If within the budget, we will explore the 
possibility of solar panels on the rooftop. The building will be LEED Silver certifiable. 

● Prevent Evictions and Promote Housing Stability – DBEDC strives to minimize evictions 
throughout our portfolio of over 900 affordable housing units in the North Dorchester 
neighborhood. Once construction is complete, our resident initiatives program will assign 
a resident services coordinator to the Dudley-Burrell and Dudley Miller Park buildings. 
The coordinator’s role will be to establish strong relationships with all tenants in the 
building, and to work with residents to prevent eviction by connecting families with 
emergency financial resources and with our property management companies to make 
us aware of any potential evictions before they happen so that we can provide 
supportive services. In addition, our coordinator will help empower residents and 
increase wealth by providing access to job training programs, technology programs, and 
focusing on programming that develops residents’ leadership skills. 
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E. Diversity and Inclusion Plan 
 
Dorchester Bay EDC is a certified Minority Business Enterprise with the City of Boston.  
 
Dorchester Bay EDC has a solid track record of hiring Boston residents, minority, and female 
workers on its recent construction projects, in addition to subcontracting to minority- and 
women- owned business enterprises. At the Pearl Food Production Center redevelopment 
project on Quincy Street, with a $14.5 million total development cost, we kept the worker 
numbers steady at 55% Boston resident, 60% minority, and 12% female worker hours. 45% of 
subcontractors were minority-owned business enterprises, and 19% were women-owned 
businesses.  
 
At our Quincy Heights project, with a $56 million total development cost for a two-part project of 
renovation and new construction, we achieved 59% Boston resident, 68% minority, and 7% 
women worker hours for the renovation part of the project; and 56% Boston resident, 69% 
minority, and 6% women worker hours for the new construction part of the project. In the 
renovation project, 41% of subcontractors were MBEs and 8% were WBEs. In the new 
construction project, 49% of subcontractors were MBEs and 10% were WBEs. 
 
On our most recent project, the Cottage Brook renovation, which had a $60 million total 
development cost, 46% of subcontractors were MBEs. We achieved 43% Boston resident, 66% 
minority, and 6% women worker hours for the project. 
 
We have been successful in surpassing the City’s hiring goals on these projects for a few 
reasons. First, we selected contractors with a strong existing local hiring record. Second, we 
ensured that the construction contracts contained strong language requiring the general 
contractors to make efforts to hire local residents, minorities, and women, with penalties for not 
achieving the goals we set for the project. And third, we work closely with the general contractor 
throughout construction, with weekly meetings to follow up on reporting with the subcontractors 
and to encourage hiring that was in line with our goals. On Quincy Heights and Pearl, we hired 
community partner Quincy Geneva Housing Corp. to intake job applications from local residents 
and connect them with subcontractors in need of more local, minority, and female hires. 
Through the combination of these efforts, we were successful in meeting and even exceeding 
the City’s construction and employment goals. 
 
DBEDC will set the same high bar for our proposed development of the Dudley-Burrell parcels.  
 
In addition to construction hiring, DBEDC intends to maximize MBE and WBE participation on 
the development team. While we have hired an architect to do conceptual designs for the 
purpose of responding to this RFP, we intend to put out an RFP for architects that contains a 
preference for M/WBE firms. We will also require our architect to hire M/WBE firms as their own 
subconsultants (engineers, interior designers, etc.). Other key development team members for 
which we will seek to hire M/WBEs include owner’s representative, general contractor, and 
development consultant. We will put out an RFP for each of these consultants and will actively 
encourage MBE and WBE firms to bid. 
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F. Developer Qualifications, Experience, and References 
 
DBEDC has a 40-year history of developing affordable housing and commercial real estate. Our 
staff has the experience necessary to complete this project in a financially feasible manner that 
is responsive to community feedback. Please see the attached developer and project profile 
sheets for a description of our track record and samples of our relevant work. All projects are 
located with DBEDC’s service area, which surrounds an approximately two-mile radius around 
Upham’s Corner. 
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G. Permits and Licenses 
 
N/A - no permits or licenses can be obtained until DBEDC is designated as developer of the 
site. 
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H. Subcontractors or Partnerships 
 
Partnerships 
 
None. 
 
Proposed Subcontractors 
 
Architect: 
Baker Wohl Architects 
132 Lincoln Street 
Boston, MA 02111 
 
Legal:  
Klein Hornig, LLP 
101 Arch Street, Suite 1101 
Boston, MA 02118 
 
Additional development team members (development consultant, contractor, etc.) have not yet 
been selected. DBEDC intends to maximize MBE and WBE participation on its development 
team. 
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I. Additional Data 
 
Dudley Miller Park Site - Designs to Accompany the Dudley-Burrell Site 
 
As described above, DBEDC intends to develop the Dudley-Burrell site simultaneously with the 
Dudley Miller Park site as a single affordable housing project. The attached designs show our 
concept for the Dudley Miller Park site. We previously presented a single, 40-unit affordable 
housing project on the Dudley Miller Park site to the DSNI Sustainable Development Committee 
and received helpful feedback about the density level the neighborhood is interest in seeing on 
this site, and the importance of providing parking for our residents. With the Dudley-Burrell site 
becoming available for development, we have taken a fresh look at how we could develop the 
Dudley Miller Park site in a manner that meets the community’s preferences for medium density 
housing on the site but that when combined with the Dudley-Burrell site allows us to build a 
financially feasible development.  
 
We look forward to working with the community to refine the Dudley Miller and Dudley-Burrell 
designs further to produce a project that will mesh well with the existing neighborhood fabric. 
DBEDC’s approach with all of our projects is to work with the community to ensure that its 
preferences are incorporated into our designs. DBEDC’s Indigo Block and Leyland Street 
projects are two recent examples of an extensive community process that demonstrates our 
commitment in this regard. 
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